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SUMMARY OF PROPOSED ACTION

Master Use Permit to establish use for future construction of an approximately 831,809 square foot
building which includes gpproximately 585,898 square feet of adminidrative office, 10,000 square feet
of child care center, 13,223 square feet of ground floor retail and below grade parking for 609 vehicles
(222,688 square fest).

The following gpprovas are required:
Design Review pursuant to Chapter 23.41 Seettle Municipa Code (SMC), Development
Standard Departures:
1. Street Fagade Requirements (SMC 23.49.134)

SEPA Environmental Review Chapter 25.05 Seattle Municipad Code (SMC)

SEPA DETERMINATION: [ ] Exempt [ ] DNS [ ] MDNS [X] EIS*

[ ] DNSwith conditions

[ 1] DNSinvolving non-exempt grading, or demoalition,
or involving anather agency with jurisdiction.

*Draft and Find EISissued by the Department of Planning and Development (DPD) June 7, 2001 and
November 1, 2001 respectively.
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BACKGROUND DATA

Site and Vicinity Description

The 83,725 square foot Ste is zoned Downtown Mixed Commercid with aheight designation of 240 ft.
(DMC-240). Thefull block siteis bounded by 6™ Avenue, 5" Avenue, Battery Street and Bell Street
at the edge of the Bdltown neighborhood. The existing development conssts of a performing arts
theatre (Teatro Zin Zanni) and surface parking area (Project #2107739). The Ste was formerly an auto
showroom (Frederick Cadillac).

Surrounding zoning congsts of Downtown Mixed Residential/ Commercia with a 240 ft. /125 ft. height
designation (DMR/C-240/125) across 5™ Avenue, DMC with a 160 ft. height designation across 6™
Avenue/Battery Street and DMC-240in al other directions. Surrounding development conssts of the a
new 6-story officelretail building (project #2003149), a 3-story Group Hedth Office building, a 3-story
retail/commercid building, a6-story parking garage, a 2-story retaill/commercial building, the 7-story
Fountain Court gpartments and various surface parking lots.

Battery Street and 6™ Avenue are principa arterias, Class || pedestrian streets. Bell Street isagreen
street. 5" Avenueisaminor arterial, Class | Pedestrian Street. The property contains a vacated aley
right of way. The monorail line operatesin the 5" Avenue right of way.

The site topography dopes dightly with arise of 10 ft. over gpproximately 280 ft. from 6™ Avenue/Bdl
Street property corner (118 ft.) to the 5th Avenue/Battery Street property corner (128-ft).

Proposal Description

The proposa will consist of an gpproximately 831,809 square foot office development which includes
approximately 585,898 square feet of adminigtrative office, 10,000 square feet of child care center,
13,223 square feet of ground floor retail and below grade parking for 609 vehicles. The project will
feature alobby connecting 5™ and 6™ Avenues and alarge open plaza. The plazawill provide open
space to the office workers, provide space for the child care play area and be available to the
surrounding community. Public Benefit Features utilized to maximize the floor arearatio will include
child care, retail shopping, overhead wegther protection and green street improvements on both sides of
Bdl Street. The building mass will consst of two blocks, one 17-story block on the northern portion of
the site, and another 8-story block on the southeast portion of the Site.

Public Comment and Notice

On December 7, 2000, the Department published a Notice of Application for the Master Use Permit,
Determination of Significance, and began the scoping period for an Environmenta Impact Statement.
No public comment |etters were received during the comment period which ended January 5, 2001. A
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public DEIS scoping meeting was held on January 3, 2001 by DPD to gather community input; no
members of the public attended. The DEIS was published on June 7, 2001 and the comment period on
the DEIS ended on July 9, 2001. On July 12, 2001, DPD provided opportunity for public comment at
aDEIS public hearing; no members of the public attended. One public comment letter and one public
agency comment letter was received, and responses are provided in the Final Environmenta 1mpact
Statement (FEIS). The FEIS was published on November 1, 2001.

ANALYSIS—DES GN REVIEW

Desgn Guiddines Priorities

The Design Review Board members provided the Siting and design guidance described below after
vigting the Site, condgdering the analysis of the Site and context provided by the proponents. The Design
Guiddines of highest priority to this project are identified by letter and number below and are described
in more detall in the City of Seettle s“ Design Review Guidelines for Downtown Development,
April, 1999” .

Using the April, 1999 Design Review Guidelines for Downtown Devel opment:

A Site Planning & Massing
Responding to the Larger Context

A-1 Respond to the physical environment.
Develop an architectural concept and compose the building’s massing in response to
geographic conditions and patterns of urban form found beyond the immediate context of
the building site.

The proposa will be one of the largest projectsin the neighborhood. Careful attention should
be given towards bresking up the mass of buildings on dl eevations. The Board concurred with
the gpplicant in preferring massing “A” which crestes two distinct building masses with one
being 16 soriestdl and another 8 storiestall.

A-2 Enhance the skyline.
Design the upper portion of the building to promote visual interest and variety in the
downtown skyline.

It was identified thet the project will in some ways define the neighborhood in thet thereisno
other project of this magnitude in theimmediate area. In light of that, the upper portion of the
building will be one of the many important dementsin defining this project in the larger City
context. The aeria photo, which was presented at the meeting, depicts a view looking south at
the project ste with Elliot Bay and downtown as abackdrop. This unique view of downtown
shows that the project sit€' s north corner a the 6th/Battery intersection will be potentidly visble
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B-1

B-2

B-4

C-1

C-3

from busy intersection of Denny Way and State Route 99. The Board suggested that the design
respond to this specid corner through some enhancement of the upper portion of the building.

Architectural Expression
Relating to the Neighborhood Context

Respond to the neighborhood context.
Develop an architectural concept and compose the major building elements to reinforce
desirable urban features existing in the surrounding neighborhood.

Create a transition in bulk & scale
Compose the massing of the building to create a transition to the height, bulk, and scale
of development in neighboring or nearby less intensive zones.

Design a well proportioned & unified building

Compose the massing and organize the publicly accessible interior and exterior spacesto
create a well-proportioned building that exhibits a coherent architectural concept.
Design the architectural elements and finish details to create a unified building, so that
all components appear integral to the whole

With regard to neighborhood context, the Board asked that structure mass complement the
project that will be located across the monorail line and 5" Avenue. Again, it isimportant to
break up the mass in that the project is so large. The Group Hedlth building, formerly the Post
Intelligencer building is a subtle example of deco style that may be complemented with regard to
gyle. All the components of this project, the open space and two building masses need to be
well proportioned and exhibit a coherent architectural concept. Each component is an integral
part of the overal project, and they should al work well together to create a well-proportioned
building.

The Streetscape:
Creating the Pedestrian Environment

Promote pedestrian interaction.

Soaces for street level uses should be designed to engage pedestrians with the activities
occurring within them. Sdewalk-related spaces should be open to the general public and
appear safe and welcoming.

Provide active-not blank- facades.
Buildings should not have large blank walls facing the street, especially near sidewalks

The Board identified Battery Street as an area of concern in that the proposed loading berth
could create an un-welcoming atmosphere for pedestrians. There could be along stretch of
facade used up for the loading berth making it difficult to promote pedestrian interaction. Thisis
further exacerbated by the existing loading entry for the Group Hedlth building on the north side
of Battery Street. Opportunities need to be explored to create a better pedestrian environment
and prevent this block of Battery from becoming unfriendly and un-interesting for pedestrians.
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C-4

C-5

D-1

D-2

The placement of retail uses needs to be dtrategically located to promote an active facade on all
dreets. How the Street leve retail space surrounding the * private park” draws pedestrians
through the park and into the building will be critical to the success of the park and project.
Research in connection with successful park design should be preformed to cregte a lively,
interactive and successful park for thisproject. See D, public amenities for further guidance.

The Board fdt this project presented a good opportunity to explore alarge retail use, such asa
grocery store, and asked the gpplicant to fully explore this option.

Reinforce buildings entries.
To promote pedestrian comfort, safety and orientation, reinforce the building’ s entry.

The building entry on the park sde needs to be easily identified and draw people in from the
sreet. Possble featuresinclude, specid paving or a colonnade integrated with the park. The
mid-block pedestrian pass-throughvlobby must be designed to promote pedestrian comfort with
naturd light, anple height and sze.

Encourage overhead weather protection.
Encourage project applicants to provide continuous, well-lit, overhead weather
protection to improve pedestrian comfort and safety along major pedestrian routes.

The applicant was encouraged to provide overhead weether protection on al sides.

Public Amenities
Enhancing the Streetscape & Open Space

Provide inviting & usable open space

Design public open spaces to promote a visually pleasing, safe and active environment
for workers, residents and visitors. Views and solar access from the principal area of
open space should be especially emphasized.

The Board emphasized the importance of the park space and the need to engage ahighly skilled
landscape architect for the project. The spaceiswell located to receive maximum direct
sunlight in the southwest portion of the Ste. The Board directed the design team to take cues
from asmilar park proposa located at 701 Terry Avenue (Museum Towers, project no.
2000723). Thereisaunique opportunity to design a crestive green street feature because of its
adjacency to the park. Continue to work with Lyle Bicknell from CityDesign on the green street
improvements.

Enhance the building with landscaping.

Enhance the building and site with substantial landscaping-which includes special
pavements, trellises, screen walls, planters and site furniture, as well as living plant
material.

The Board did not specificaly recommend hardscape or softscape for the “ private park” but
hopes that the resulting design includes an gppropriate combination. The private park is over
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D-6

E-1

E-2

E-3

the parking garage so there may be some challenges in connection with the placement of trees.
Explore any options to provide artistic eements, seating or public art in the park and/or green
Street.

Design for personal safety & security
Design the building and site to enhance the real and perceived feeling of personal safety
and security in the immediate area.

Check with the Fire Department regarding their access needsin that it could affect the private
park design.

Vehicular Access& Parking
Minimizing the Adver se Impacts

Minimize curb cut impacts
Minimize adver se impacts of curb cuts on the safety and comfort of pedestrians.

Integrate parking facilities.

Minimize the visual impact of parking by integrating parking facilities with surrounding
development. Incorporate architectural treatments of suitable landscaping to provide for
the safety and comfort of people using the facility as well as those walking by.

The Board is comfortable with the vehicular access location proposed on 6 Avenue, but had
some concerns about a single driveway accommodating dl the traffic. Because dl vehideswill
be concentrated at this location, specid attention towards the safety and comfort of pedestrians
should be provided. Specid paving materia adong the sdewak was suggested to asss in this
endeavor, but it was recognized that SEATRAN approva would be required for this option.

Minimize the presence of service areas.

Locate service areas for trash dumpster, loading docks, mechanical equipment, and the
like away from the street front where possible. Screen from view those elements, which
for programmatic reasons cannot be located away from the street front.

The Board was stisfied with the loading berth location along Battery Street, but had concerns
about the berth dominating the Battery Street facade, see earlier guidance. They felt there was
adilemmain that the loading berth needs to be large enough to alow maneuvering space yet
should not be too dominating. The designers are chalenged to create an efficient loading berth
while minimizing its presence dong the facade. Also see C-1 and C-3.

DESIGN GUIDANCE

A public meeting was held on October 10, 2000 to provide early design guidance for the proposa.
The Architect applied for the Master Use Permit (MUP) on November 8, 2000. The Design Review
Board was reconvened on February 27, 2001 to review the project design and provide initid
recommendations. The Design Review Board members considered the Site and context, the previoudy
identified design guiddine priorities, and reviewed the drawings presented by the Architect. The Design
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Review Board was again reconvened on December 11, 2001 to provide find recommendetions for the
proposal.

Two members of the board were present at the February 27, 2001 initia recommendation mesting,
Mark Hinshaw and Darrell Vange. The Architect provided a thorough presentation describing how the
design responded to the early design guidance. The Architect indicated that the design responds to the
corner of 6" Avenue and Battery Street by articulating the corner to be distinct from the rest of the
building (A-2 Enhance the skyline). Additiondly, asmall open plaza area has been created a the
northeast corner to shorten the fagcade length on Battery Street and to create an ending point of the
articulated curtain wall that cantilevers over this space (C-1 Promote pedestrian interaction & B-4
Desgn awdl proportioned & unified building). The Architect presented four massing optionsto identify
the potentia options available; they included, amode depicting a code compliant parcd park off 5th
Avenue, code compliant parcel parks off 5th and Bell, a code compliant structure with no parce park
or open space and the proposed option. The architecturd style was described as “ modern meets
traditiona” with punched windows reminiscent of older masonry building with modern edges (B-1
Respond to neighborhood context).

The landscape architect shared his visons for the open space and landscape features surrounding the
building. The open space god isto provide a public offering to the neighborhood not a private setting
and includes severd pedestrian connections from the street. In kegping with the quas-public fed of the
plaza, the Board recommended a condition that any signage located at the southwest corner of the plaza
contain no advertising for the tenants of the building. No code compliant street facade is proposed at
the property lines surrounding the plaza.

The Board was generdly pleased with the design progression and felt the design responded well to the
Early Desgn Guidance.

On December 11, 2001, the Board was reconvened with three members present, Mark Hinshaw,
Linda Moriarty and Jerry Jordhiem to provide fina recommendations. The Architect provided a brief
overview of the Site context and project’s design in that a mgority of the Board was not involved in the
earlier design phases. Thefinish materid contemplated now conssts of light stone or precast concrete
with curtain wal dements.

The landscape architect, Greg Smallenberg, presented the overal plaza and landscaping concept in
deference to the new Board members. A large triangle shaped water feature is proposed to create a
boundary between 5" Avenue and the plaza with pedestrian connections on dther side. A water
feature is proposed to be bridged on one end for pedestrians and would provide direct access to the
building lobby from the street. A amaller water fegtureis proposed to create a boundary between Bell
Street and the plaza. Uses around the plaza are planned to consst of arestaurant on the north and a
child care center, and outdoor play areaon the east. A rectangular grass lawn isto occupy the middle
of the plaza flanked by sidewalk, trellis and seating benches. The Architects are contemplating various
exterior desgn detalls, such as unique lighting, sidewalk grates, waste receptacles, curb bulbs at
intersections and specia paving.
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Additiondly, the Board saw three design options focusing on the southwest corner of the Ste; aplaza
with a 1,500 square foot retail building, a plazawith coffee or vendor carts, and the Architect’s
preferred plan with no structures, carts or uses at the southwest corner. The Board shared the design
visgon of the Architect to create an open plaza unencumbered by a structure or uses at the corner. The
designer did fedl the plaza could evolve as the needs of the plaza changed. All agreed that the plaza
should be able to support opportunitiesin the future to alow vendors if and when they could condtitute a
viable busness. However, the Board as well as the Architect felt a permanent retail building would
detract from the design concept. The designer stressed that the space is well designed and will bea
well used plaza. The designer emphasized severa projectsin Vancouver and e sawhere that were not
programmed spaces, yet were successful places.

The Board made comments and had questions regarding the restaurant location and outdoor seeting
location. The Board fdt the design responded well to the Early Design Guidance and recommended
conditional approval of the project.

On February 26, 2002, the Board was reconvened again to provide recommendations, specificaly ona
roof top screen wall on the 17 story tower. The screen wall is proposed to be both a design feature at
the roof top, and function as amechanica equipment screen. Thewall viewed from the north eevation
will be seamless with the building fagade thereby making the face more vertical.  The Board was
supportive of this design feature and had no further recommendations for the project.

Departures

The proposa includes the following departure requests:

1. Street Facade Requirements (SMC 23.49.134A-E) - No facade would be located at the street
property lines surrounding the large plaza located in the southwest quarter of the site. In light of
that, departures are necessary for minimum facade heights, setback limits, facade transparency and
blank fagade limits. To accommodate the plaza, the departures will be necessary for about 250 feet
dong 5™ Avenue and about 110 feet along Bell Street.

2. Street Fagade Requirements (SMC 23.49.134A-E) - No fagade would be located at the street
property line surrounding a small open space located at the corner Battery Street and 6™ Avenue.
Departures are necessary for minimum fagade heights, setback limits, fagade transparency and
blank facade limits. A departure for approximately 30 feet on Battery Street and 40 feet on 6"
Street would be required to alow this open area.

The Board members were supportive of both these departures. They felt the large open plaza could be
successful for the project and neighborhood. The code requirements in this case would create an
intimate space that does not meet the goas of the designer and does not meet the desires of the Board.
They were equally supportive of the street fagade departure at the corner of Battery Street and 6™
Avenuein that it strengthens the curtain wall eement &t that corner and shortens the fagade length aong
Battery. A shorter facade length aong Battery will improve the pedestrian atmosphere.

Recommended Conditions
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1. Inkeeping with the public theme of the plaza, the Board recommended that the address marker
located at the southwest corner of the plaza contain only the address of the building and not
serve as space to advertise tenants. (D-1 Provide inviting & usable open space, D-4 Provide

appropriate sgnage).
Director's Anaysis

The Desgn Review Board' s recommendation does not conflict with gpplicable regulatory requirements
and law, iswithin the authority of the Board and is consistent with the design review guiddines. All
three members of the Design Review Board are in agreement with the above recommendations. The
Director agrees with the Board' s recommendeation to approve the proposed design and the requested
departures subject to the above recommendations.

DECISION - DESIGN REVIEW

The proposed design is CONDITIONALLY GRANTED.

ANALYSIS—STATE ENVIRONMENTAL POLICY ACT (SEPA)

The Department determined that this proposd is likely to have significant adverse impact on Traffic and
Transportation and issued a Determination of Significance on December 7, 2000. The determination of
sgnificance resulted in the preparation of a Draft Environmenta Impact Statement (DEIS) and a Find
Environmenta Impact Statement (FEIS) for the project which were published June 7, 2001 and
November 1, 2001 respectively.

The Sesttle SEPA Ordinance provides substantive authority to require mitigation of adverse impacts
resulting from a proposed project (SMC 25.05.655 and 25.06.660). Mitigation, when required, must
be rdated to specific environmenta impacts identified in an environmental document and may be
imposed to the extent that a given impact is attributable to the proposal, and to the extent that the
mitigation is reasonable and cgpable of being accomplished.

The SEPA Overview Palicy (SMC 25.05.665) clarifies the relationship between codes, policies and
environmenta review. Specific policies for each eement of the environment, certain neighborhood
plans, and other policies explicitly referenced may serve as the bass for exercisng substantive SEPA
authority. The Overview Policy gates in pertinent part that “where City regulations have been adopted
to address an environmenta impact, it shal be presumed that such regulations are adequate to achieve
sufficient mitigation.” Under pecific circumstances, mitigation may be required even when the
Overview Policy is agpplicable. SMC 25.05.665(D).

ENVIRONMENTAL IMPACTS

Elements of the environment considered possible sgnificant impactsin the Draft and Find EIS included
trangportation and parking. Other e ements, not consdered significant, discussed in the DEIS include;
Land Use, Aesthetics, Earth, Environmenta Hedlth, Energy and Congtruction Impacts. Please refer to
the DEIS or the FEIS for acomplete description of the action, objectives and possible environmenta
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impacts. In the DEIS, Section 111, pages 19 through 62 provides a discussion of the affected
environment, sgnificant impacts, mitigation measures and unavoidable adverse impacts. In the DEIS,
Appendix B, pages B-1 through B-36 provides a discussion of the elements not considered significant.

Theinformation provided by the Architect and its consultants, the public comments received, and the
experience of the lead agency with the review of smilar proposds form the basis for review and
conditioning of the proposa. The potentia environmenta impacts disclosed by the Draft and Find EIS
are discussed below. Where appropriate, mitigation may be required pursuant to Seettle’'s SEPA
Ordinance (SMC 25.05).

Short-term Impacts

The following temporary or congruction-related impacts are expected: temporary soil erosion;
decreased air qudity due to increased dust and other suspended air particulates during excavation, filling
and trangport of materiasto and from the Site; increased noise and vibration from construction
operations and equipment; increased traffic and parking demand from congtruction personnel traveling
to and from the work site; consumption of renewable and non-renewable resources; disruption of
utilities serving the area; and conflict with norma pedestrian movement adjacent to the Site.

Severd adopted codes and/or ordinances provide mitigation for some of the identified impacts. The
Stormwater, Grading and Drainage Control Code regulates site excavation for foundation purposes and
requires that soil eroson control techniques be initiated for the duration of congtruction. The Street Use
Ordinance requires debris to be removed from the street right of way, and regulates obstruction of the
sdewak. Puget Sound Clean Air Agency regulations require control of fugitive dust to protect air
quaity. The Building Code provides for construction measures and life safety issues. Findly, the Noise
Ordinance regulates the time and amount of congtruction noise that is permitted in the city.

It isanticipated that congtruction for this project will have duration of about 2 years. Compliance with
the above applicable codes and ordinances will reduce or iminate most adverse short-term impacts to
the environment. However, impacts associated with air qudity, transportation, parking and noise
warrant further discusson.

Traffic and Circulation

Site preparation would involve remova of the exigting building, asphalt pavement and excavation for the
foundation of the proposed building. Approximately 71,559 cubic yards of material would be
excavated and removed from the Site. Thisactivity would require 7,155 round trips with 10-yard
hauling trucks or 3,578 round trips with 20-yard hauling trucks, which are the sandard for this Sze of
undertaking. Exigting City code, Regulating the Kind and Classes of Traffic on Certain Streets (SMC
11.62) designates certain times of day when truck traffic is alowed on certain streets and designates
major truck streets which must be used for hauling and otherwise regulates truck traffic inthe city.  The
proposd Steis near saverd mgor arterids and traffic impacts resulting from the truck traffic associated
with grading will be of short duration and mitigated by enforcement of SMIC 11.62.
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Traffic control would be regulated through the City’ s street use permit system, and a requirement for the
contractor to meet dl City regulations pertaining to the same. Temporary sdewak or lane closures may
be required during construction. Any temporary closures of Sdewalkswould require the diverson of
pedestrians to other sdewalks. The timing and duration of these closures would be coordinated with
SDOT to ensure minima disruptions.

Compliance with Sesttl€’ s Street Use Ordinance administered by Sesttle Department of Transportation
(SDOT) is expected to mitigate any adverse impacts to traffic which would be generated during
congtruction of this proposal and no further conditioning is necessary.

Construction Worker Parking

Parking utilization dong dreetsin the vicinity is high and the demand for parking by congruction
workers during congtruction could reduce the supply of parking in the vicinity. Itislikdy that some
workers will use nearby pay parking lots, carpool or bus into work. However, because the scale of the
project is of asgnificant Sze and alarge workforce will be utilized workers could utilize on-street
parking and exacerbate the demand for parking in the immediate vicinity. Thistemporary demand on
the on-street parking in the vicinity due to congtruction workers vehicles may be adverse. In order to
minimize adverse impacts, construction workers will be required to park in the garage as soon asit is
constructed for the duration of congtruction. The authority to impose this condition is found in Section
25.05.675B2g of the Seattle SEPA Ordinance.

Noise Impacts

The steisafull block bounded by sireets on al sdes so there are no sengitive noise receptors within 50
feet of the property boundaries. Close by uses within 100 feet of the site boundaries which may be
impacted by noise include, Group Hedth offices, Antioch University and Fountain Court Apartments.
The protection levels of the Noise Ordinance are considered inadequate for the potentia noise impacts
on the nearby Fountain Court Apartments and Antioch University. The impacts upon residentid uses
could be especidly adverse in the early morning, in the evening, and on weekends. The applicant will
be required to limit periods of congtruction to between the hours of 7:30 AM to 6:00 PM nor+holiday
weekdays and contingently on weekends to between the hours of 9:00 AM and 5:00 PM. Allowing
weekend condtruction activity will be contingent on an approved mitigation program for the duration of
congruction. A mitigation program proposal must be submitted by the gpplicant or contractor and
approved by DPD. The mitigation program will be required for weekend work; however, it is
suggested that the program be implemented for weekday work also. The program eements must
cong of the following:

= Condruction activities which generate the loudest noise shal be performed during the weekday
hours. Identification of the type of congtruction activity that will occur between the hours of 9:00
AM to 5:00 PM on weekends need to be disclosed. No work, ddiveries or otherwise will be
dlowed outside of the weekend hours.
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= Commitments and proposas to prohibit back-up darms on vehides and equipment, utilization of
sound buffering or barrier devices, utilization of congtruction equipment that generate lower noise
decibds or utilization by other means to mitigate noise will be required.

= Creation of a procedure for hearing neighbor complaints and concerns (monthly meeting, door to
door canvassng, etc.), providing affected neighbors with a congtruction schedule in advance of such
work, and providing available project contact persons at the site and by phone during construction
hours.

= The approved plan shdl be available or posted at the Ste for the duration of congtruction.

DPD may disdlow weekend congruction if the mitigation program is not followed and/or public
complaints warrant such prohibition. No further conditioning is necessary pursuant to SEPA
Congtruction Impacts Policy (SMC 25.05.675 B).

Air Quality

The Puget Sound Clean Air Agency (PSCAA) regulations require control of fugitive dust to protect air
quality and will require permits for remova of asbestos (if any) during demoalition. The owner and/or
respongble party (ies) are required to comply with the PSCAA rules pertaining to demoalition of
projects with or without asbestos. Thiswill ensure proper handling and disposal of asbestos, aswell as
demolition of structures without asbestos. No further SEPA conditioning is necessary.

Long-term | mpacts

Long-term or use-related impacts are aso anticipated as aresult of approva of this proposal including;
increased pedestrian and vehicular traffic; increased parking demand; increased airborne emissions from
additiona traffic; increased ambient noise due to increased human activity; increased bulk and scale on
the site, increased demand for public services and utilities, increased energy consumption, and increased
light and glare.

Severd adopted City codes and/or ordinances provide mitigation for some of the identified impacts.
Specificdly these are: the Stormwater, Grading and Drainage Control Code which requires on site
detention of ormwater with provisons for controlled tightline release to an approved outlet and may
require additiond design eementsto prevent isolated flooding; the City Energy Code which will require
insulation for outside wals and energy efficient windows, the Seettle Building Code which provides
prescriptive construction techniques and standards; and the Land Use Code which controls site
coverage, setbacks, building height and use and contains other development and use regulaions to
assure compatible development. Compliance with these gpplicable codes and ordinances is adequate
to achieve sufficient mitigation of most long term long term impacts, athough some impacts warrant
further discusson and possible mitigation.

Traffic and Transportation

The DEIS evaduated transportation and parking related impacts associated with three project
dternatives, no project, the proposed project and a project with no additional square footage derived
from transfer of development rights or public benefit features. The information is summarized in this
document, but can be referenced in its entirety in the DEIS, Section 111, pages 19 through 62.  The
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DEIS describes project-generated impacts to the dreet system, traffic volumes, traffic operations,
trangt service and fadilities, non-motorized facilities, traffic safety, and parking. The andysis Sudied a
totd of 25 sgndized intersectionsin the project vicinity. Based on the traffic circulation from the project
generated traffic, 16 of the study intersections were evauated during the AM peak hour and 18 of the
study intersections were evaluated during the PM pesk hour. Some intersections were only studied
during the AM peak hour and not during the PM peak hour and vice versa.

In evauating potentid traffic impacts, the DEIS estimated net new trip generation by reducing peak hour
project trips by the trip generation characteristics of the existing auto saes use (Frederick Cadillac). It
was estimated that the auto saes generated approximately 60 AM peak hour trips and 75 PM peak
hour trips.  Accordingly, AM and PM pesk hour project traffic volumes were reduced, and it was
estimated that the project would generate 410 new net AM peak hour trips and 510 new net PM peak
hour trips. After the FEIS was published, there was a change of use a the dte from auto sles
(Frederick Cadillac) to performing arts theatre (Teatro ZinZanni) which resulted in a change to the
exiding trip generation. The Trangpo Group provided new pesk hour trip generation estimates in a
memorandum dated October 14, 2003. The memo concluded that the performing arts theatre
generates zero AM pesk hour trips and 75 PM pesak hour trips. This results in a revised net trip
generdion esimate for the AM peak hour of 470 trips, 60 more trips than estimated in the DEIS.
There is no change in the PM peak hour since the generation estimates were the same for both uses.
The memo concluded that change of use of the dte would not appreciably change traffic impacts
generated by the proposed project.

The project impacts will be conditioned to reduce vehicle demand through implementation of a
Transportation Management Program (TMP).  With or without demand reduction strategies, additiona
vehicular traffic and related intersection delay increases would be unavoidable at a number of off-gte
intersections. It was determined that no study intersection would degrade to LOS F as a result of the
project athough project traffic would affect intersections that aready operate at LOS F. Fhyscd
improvements at the studied intersections or improvements to the surrounding street system could
mitigate impacts of this project; however, no reasonable physical improvements were identified that
would be agppropriate mitigation attributable to this project’ s impact.

Pursuant to SEPA authority, SMC 25.05.675R to mitigate traffic impacts, a Trangportation
Management Program (TMP) shall be required.

Transportation M anagement Plan

The TMP shdl be formulated and implemented pursuant to DPD Director’s Rule 14-2002. The TMP
shall be promoted for employees of the new building and consist of the following dements: TMP God,
Required Elements and Evauation Criteria The Director’s Rule shall establish and provide further
guidance for the preparation and administering of the TMP.

Goal: Achieve a45 % peak hour maximum SOV rate within five years of occupancy.
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Required Elements. The required eementswill be determined prior to issuance of the building permit
in that the Sze and number of potentia tenants for the building have not been determined. The
approved TMP may include dl the eements or may be modified at the discretion of DPD to address
specific agpects of the proposal and to attain the goal. DPD will consult with the applicant and SDOT
prior to findizing the TMP demerts.

The applicant shall be required to record acknowledgment of the TMP god and potentid inclusion of al

the required elements. In this case, arecorded copy of the actuad TMP will not be required to be
recorded prior to MUP, but only prior to issuance of the building permit.

DECISION - SEPA

This decision was made after review by the responsible officid on behdf of DPD asthe lead agency of
the completed environmenta checklist and other information on file with the responsible department.
This condtitutes the Threshold Determination and form. The intent of this declaration isto satisfy the
requirement of the State Environmenta Policy Act (RCW 43.21.C), including the requirement to inform
the public of agency decisons pursuant to SEPA.

[ ] Determination of Non-Significance. This proposad has been determined to not have a significant
adverse impact upon the environment. An EISis not required under
RCW 43.21C.030(2)(C).

[X]  Determination of Significance. This proposa has or may have asignificant adverse impact upon
the environment with respect to trangportation, circulation, parking. An EIS limited in scope to
this specific area of the environment was therefore required under RCW 43.21C.030(2)(C).

DESIGN REVIEW CONDITOINS

For thelife of the project

1. Inkeeping with the public theme of the plaza, the address marker located a the southwest
corner of the plaza shdl contain only the address of the building and not serve as space to
advertise tenants. (D-1 Provide inviting & usable open space, D-4 Provide appropriate
signege.

NON-APPEALABLE CONDITIONS - DESIGN REVIEW

Prior to Issuance of the Master Use Permit and Building Permit |ssuance

1. The owner or responsible party shall submit 11x 17 inch version of the 2/26/2002 colored
presentation drawingsin digital and hard copy form to DPD and embed these into the building
permit st.
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During congtruction

2. All changes to approved plans with respect to the exterior facade of the building and
landscaping on site and in the right of way must be reviewed by a Land Use Planner prior to
proceeding with any proposed changes.
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Prior to Issuance of Cetificate of Occupancy

3.

Compliance with the gpproved design features and éements, including exterior materials, roof
pitches, facade colors, landscaping and right of way improvements, shal be verified by the DPD
Land Use Planner assigned to this project (Jess Harris- 206-684-7744) or by aLand Use
Planner Supervisor (Cheryl Wadman 206-233-3861). Inspection appointments must be
made at least 3 working daysin advance of the inspection.

SEPA CONDITIONS

The owner(s) and/or responsible party(s) shdl:
Prior to Issuance of Master Use Permit

1. Provide arecorded TMP Acknowledgment Letter stating their understanding of the TMP god,

potentid required dements and evaludion criteria

Prior to Issuance of a Construction Parmit

1. Submit for DPD approva a congtruction noise mitigation plan to alow weekend construction

activity. The mitigation program will be required for weekend work; however, it is suggested
that the program be implemented for weekday work also. The program dements must consst
of the fallowing:

= Congruction activities which generate the loudest noise shdl be performed during the
weekday hours. Identification of the type of construction activity that will occur between
the hours of 9:00 AM to 5:00 PM on weekends need to be disclosed. No work, deliveries
or otherwise will be alowed outside of the weekend hours.

=  Commitments and proposas to prohibit back-up aarms on vehicles and equipment,
utilization of sound buffering or barrier devices, utilization of congruction equipment that
generate lower noise decibes or utilization by other means to mitigate noise will be required.

= Cresation of aprocedure for hearing neighbor complaints and concerns (monthly meseting,
door to door canvassing, etc.), providing affected neighbors with a congtruction schedulein
advance of such work, and providing available project contact persons at the site and by
phone during congtruction hours.

DPD may disallow weekend congruction if the mitigation program is not followed and/or public
complaints warrant such prohibition. No further conditioning is necessary pursuant to SEPA
Congtruction Impacts Policy (SMC 25.05.675 B).

. Record Transportation Management Program (TMP) consistent with and including the Required

Elements as described in DPD Director’s Rule 14-2002 and include the following dements

=  Program God: The proportion of employee trips by single occupancy vehicles (SOV) shal
not exceed 45% of the trips within five years of occupancy.

= Implement the Element Requirements as determined by DPD (Based on Director's Rule
14-2002).
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During Construction

The following condition(s) to be enforced during congtruction shall be posted at the Site in alocation on
the property line that is visble and accessble to the public and to construction personnel from the street
right-of-way. 1f more than one street abuts the Site, conditions shall be posted at each street. The
conditions will be affixed to placards prepared by DPD. The placards will be issued dong with the
building permit set of plans. The placards shdl be laminated with clear plastic or other weatherproofing
materid and shdl remain in place for the duration of congruction.

3. Parking for congtruction workers shal be provided on-Site as soon as the garage is completed.

4. The gpplicant will be required to limit periods of construction to between the hours of 7:30 AM
to 6:00 PM non-holiday weekdays. Weekend work is subject to gpprova of anoise mitigation
plan to work between the hours of 9:00 AM and 5:00 PM. The gpproved plan shdl be
available or pogted at the Site for the duration of congtruction.

Compliancewith applicable conditions must be verified and approved by the Land Use
Planner assigned to this project (Jess Harris, phone no. 684-7744) or by the Supervisng Land
Use Planner for the area wherethe project islocated (Cheryl Waldman, phone no. 233-3861),
at the specified development stage, asrequired in the Director’sdecision. You must make an
appointment with the assigned Land Use Planner at least three (3) working daysin advance of
any final ingpection if required. The Land Use Planner will deter mine whether the condition
requires submission of additional documentation or a verification to ensure that compliance
has been achieved.

Sgnature: (sgnature onfile) Date: June 10, 2004
Jess Harris, AICP
Land Use Planner
Department of Planning and Development
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